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Foreword

As a public eervtce to aeslst loeal houslng activitles through
clearer understanding of local housing market condltions, FllA
lniElated publicatlon of lts comprehensive housing market analyses
early ln 1965. Wh1le each reporr ls deslgned specifically for
FHA use ln admlnlstering 1t8 morEgage lnsurance operatlons, it
ls expected that the facEual lnformatlon and the flndings and
conclusions of theee reports wlll be generally useful also to
builders, mortgagees, and othere concerned with local housing
problems and to others having an lnterest in local economic con-
dttlons and Erends.

Slnce aerket analysls ls not an exact sclence, the judgmental
factor ls lnportant, ln the development of findinga and conclusions.
There wlll be dlfferencee of opinton, of course, in the inter-
pretrtlon of avallable factual lnformatlon in determining the
absorptlve capaclEy of the market and the requirements for maln-
tenance of a reasonable balance ln demand-supply relationships.

The factual'framework for each analysis is deveroped as t,horoughly
as posslble on the besls of lnformaElon avallable from both local
and natlonal lources. unless epeclflcally icentifled by source
reference, alI eBttmateg and Judgmenta ln the analysls are those
of the authortng analyet and the FIIA Market Analysis and Research
Sectlon.
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ANALYSIS OF THE HOUSING UARKET

WILKES-BARRX-- PENNSYLVAI.IIA
STANDARD METROPOLITAN STATISTICAL AREA

AS OF JT'NE 1 L966

Summarv and Conclusions

The Wilkes-Barre--Hazlet,on, Pennsylvania, SEandard Metropollcan
Statistical Area (SI.{SA) consists of Luzerne County, Pennsylvania.
HlstoricalLy, ant,hracit,e minlng was t,he mainstay of the Luzerne
County economy, employlng a peak of 67,200 workers in L926. Slnce
then, mining employnent has declined to an average of only 4,100
jobs in 1965. Concurrent with the decllning eurployment in mlning,
manufacturing has lncreased in lmportance in the area, and accounEed
for about 43 percent (47,500) of all nonagricultural wage and salary
employees in 1965. Producers of nondurable goods accounted for about
75 percent (35,800) of totat manufacturing employment. Flrms manu-
facturing apparel and related products employed over half (I8,500) of
alI workers in nondurable goods manufacEuring lndustries. The Radlo
Corporation of America (RCA) operat,es the largesE single manufacturing
plant Ln Luzerne CounEy. RC,A,, whose facility produces semi-conductors
(translsLors, etc.), is among those flrms whlch have been attracted to
the area in recent years.

Nonagrlcultural wage and salary employment averaged I09,800 during 1965,
reflecEing an increase of 3,100 jobs over Ehe average for L964. Since
1961, annual incremenLs have averaged I,925 jobs, including 1,575 ln
manufacturlng. The economy apparenEly rrbottomed ouErr around L958, when
a level of wage and salary employment was reached and remained almost un-
changed untiI the l96l-1965 period of expansion. During 1965, unemploy-
ment averaged 8r4OO persons, or 6.3 percent of the work force of the SI"iSA.

The most recent peak in unemployment was reached in 1958, when some l7.O
percent of the work force was jobless. Since that time, excepE for a
siight rise in L96L, unemployment has trended downward. Nonagricultural
wage and salary employment, spurred by Ehe location of a new glass-
manufacturing plant inLo the area and by expansions at oEher firms, is
expected to grow by about 3r2OO during the next two years, or lr6OO
annually. Around one-half of the expected new positions will be filled
by females.

Current median annual income for all families in the Wilkes-Barre--
HazLeLon SMSA is about $6,OOO, after deduction of Federal income tax,
and the median after-tax income of renter households of two-or-more
persons is $5,45O.

2
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The currenE populatlon of the SMSA is about 3441600 persons, r€-
fLecElng a decrease of around 2,375 persons since Aprll 1960.
Durlng the 1950-1960 intercensal perlod, the populatLon decllned
by 45,25O. The populatlon losses since 1960 are judged to have
been concentrated in the earllest years, however, and a modesE
rate of increase has been malntained necently. During the
two-year forecagE period, the popuLation ls expecLed to lncrease by
around 31600 persons, or 1r800 annually.

tlouseholds currently number about 107r600, up around 1,850 (300
annually) glnce Aprll 1960. Durtng the 1950-1960 period, the
number of households decllned by some 910. Households wt11 ln-
crease by about L,200, or 600 annually, durtng the two-year forecast
per 1od.

The houslng invent,ory currently totaLs 115r400 unlts. Since Aprll
1960, about 31575 private housing units have been construcEed, an
average of 580 unlts a year. Only about 80 unlts of prlvate houslng
in strucLures contalnlng three or more unlts have been bullt slnce
Aprll l-960; of these uniEs, abouE 50 were bullt ln the past year.
Avallable informatlon lndicates a slight upward movement ln private
construcElon actlvlt,y, to an annual rate of Sott 700 unlts during
the pasE trdo years. Currently, about 300 slngle-famlly and 50 prl-
vate multlfamlly units are under constructlon. Durlng the two-year
forecasE perlod, around 320 houaing unlts are to be demollshed as a
result of urlan renewal actlvlty.

There are presently about 21650 avallable vacant housing unlts in
the S!1SA. Around 700 unlts are avallabLe for sale only, or a sales
vacancy ratio of 1.0 percent, and the remaining 11950 unlts are for
rent, a renEal vacancy ratlo of 4.9 percent. Ihe currenE eaLes vacancy
rate ls unchanged fron Aprll 1960, whlle Ehe rental vacancy rate nov,
is.somewhat lower than in Aprll 1960.

Based on Ehe expected increase in the number of households during the next
Ewo years and on expected demolition activiEy, there will be demand for
abouE 76O units of privately-financed housing during each of the nexE Ewo

years. About 680 units of the annual demand will be for sales housing
and 8O units for rental housing. An additional 60 uniEs of privately-
financed middle-income rental housing might be marketed annually at the
Iower rents possible wiEh aid in financing or assisEance in land acquisi-
tion and cost, excluding public low-rent housing or rent-supplement
accommodations. Demand for new sales housing by sales price range is
expected Eo approximate the pattern indicated on page 25. Annua1 demand

for renlal units also is distributed by gross monthly rents and unit
sizes on page 26.
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ANALYSIS OF ]}IE HOUSING MARKET

I,ITLKES- BARRE- -HAZLETON , PENNSYLUA\IIA
STANDARD METROPOLITAN STATISTI.CAL AREA

AS OF JUNE I 1966

Housing Market Area

The Wilkes-Barre--Hazleton, Pennsylvaniar Housing Market Area is Cefined
as being coEerminous with the 'Viilkes-Barre--Hazleton Standard Metropolitan
Statistical Area (SMSA), which consists of Luzerne County, Pennsylvania
(see the map on page three). For the purpose of discussion, the SMSA is
divided into sevenrrcommunity areasrt, which are coterminous with those
delineated by the Luzerne County Planning Commission (see appendix rrArr

for a description of the geographic boundapies of these areas). The SI'1SA

had a population of about 347,OOO in 1960.1'Luzerne County is locaEed in
the northeastern part of the State of Pennsl,lvania, approximately 95
miles north of Philadelphia and 8O miles northeast of the State capiral,
Harrisburg. There are four cities in the SMSA: I^Iilkes-Barre (1960 Census
population 63,55O), Hazleton (32,O5O), Pittston (L2,4OO), and Nanticoke
(15,600); KingsEon borougir had a 1960 population of 20,250 persons.
In all, there are a total of some 73 separate tovrnships and municipalities
in Luzerne County. I^Iilkes-Barre and Kingston, located in Ehe northeast-
central part of the county) are separated by the Susquehanna River. Ihe
river bisects the SMSA, running toward the southwest. The other three
large municipalities are more widely separated; Hazleton is located in
the southern-most. portion of the county, PitEston is in the northeasE, and
Nanticoke is near the geographic center of the SMSA. The population
centers generally describe the locations of the northern and eastern-
middle fields of the eastern Pennsylvania anthraciEe region.

The topography of the Wilkes-Barre-.Hazleton SMSA is generally mountainous.
Tne northr^restern half of Luzerne County is a part of the Allegheny Plateau,
and the ridges of the Appalachians traverse the remainder of the county.
The county ranges in altitude from a low of 48O feet above sea level at
the point v*rere the Susquehanna leaves the county, to a high of 2,464 feet.
Hazleton, at 2,160 feeE, has the highest altitude of any city in
Pennsylvania.

Several existing U.S. and State highways serve Luzerne County, including
the northeastern extension of the Pennsylvanla Turnpike. Two highways in
the Interstate system, presently under construction, also wl1t serve the
area: north-south 1-81 generally paralIels tl.S. ll, and east-west I-80
will provide greatly-improved acce-g.s to the easLern seaboard and the in-
dustrial midwest. A third highway, T-84, is planned to begin just north
of the SMSA-and continue in an easteriy direction to Boston, Massachusetts.

!/ Since the rural farm population of Luzerne County constituted only
1.1 percent of the toEal population in 1950, all demographic and
housing data used in this analysis refer to the total of farm and
nonfarm data.
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Luzerne County is provided with adequate rail and motor freight carrier
service. The main air terminal is the Wilkes-Barre/Scranton Airport,
located in the SMSA near the Pennsylvania Turnpike at the Lackawanna
County line. The Hazleton area is served by the more limlted facilities
of the Hazleton Municipal Airport, and there are severaI small commercial
fields aE various locations in the SMSA.

According to the 196O Census, there was a net daily commuEation of abcuE
6,1OO workers from the Wilkes-Barre--Hazleton SMSA. Around 11,OOO area
residents commuted to work outside of the SMSA and some 4r9OO non-resident
persons traveled to jobs inside the area. About 69 percent of the out-
commuters and 82 percent of the in-commuters traveled between the SMSA

and contiguous counties.
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Economy of the Area

Charhcter and Historv

Anthracite (hard coal) mining was central to the economy of the Wilkes-
Earre--Hazleton area_for many years.- .Expagsions in mining werg respon-
sible for the economic and demographic growth of Luzerne County up
to the 1920's, and declines in coal-mining employment resulted-1n tne
populatlon losses of later years. Th6 area was fiist settled in 1769 by
agrarian New Englanders, and the major city, I^Iilkes-Barre, r^ras incor-
porated as a borough in 1806. The first recorded use of anthracite as
a heating fuel occurred in Wilkes-Barre ln 1808, and subsequent develop-
ments led to the evolution of the main supporEing industry of the area.
Anthracite mining reached its production peak in Luzerne County during
1918, but employment in mining operations did not reach the highest
level until 1926 (at 67,2OO workers). Declining demand caused by
increased competition from other fuels, coupled with technological
improvements which led to more efficient use of labor in coal extraction,
have resulted in a decline in mlning employmenE slnce 1926. The dovmward
trend in anthracite mining, along with the lntroduction and development
of other industries in the area, have reduced mining to a relatively
minor role in the economy of Luzerne Countylwith about 3.7 percent of
the 1955 annual average nonagricultural wage and salary employment.

Several manufacturing industries were attracted to Ehe area by the surplus
Iabor pool created by the declines in mining employm'ent. Apparel, account-
ing for some 17 percent of all nonagricultural wage and salary workers, ls
now the largest. source of manufacturing employment.

Employment

Current Estimate. Accordi ng to Ehe State of Pennsylvanla Department of
Labor and Industry, there was an average of L24r000 nonagrlcultural jobs
in Ehe SMSA durlng 1965. Included were 109,800 wage and salary Jobs,
3,100, or 2.9 percent,. above the average f,or L9Q4. Prellmlnary dat,a lndl-
cate that nonagricultural wage and salary employment has averaged'1O9r600
during the first four months of 1966, compared with IO7,9OO in the same
period ln 1-965.

Past Trend. Employment ln the l,Il1kes-Barre--Hazleton SI'1SA has been
growing each year slnce 1961, whlch contrasts markedly with the pre-
vlous decades of decllning emptoyment. From 1961 through 1965, nonag-
riculturar wage and salary employment lncreased by an average of about
L,925 jobs a year. The economy apparently rrbottomed outrr around 1958,
when a level of wage and salary ernptoprent \^/as reached thaE remained
almost unchanged untll Ehe 1961-1965 period of expansion. Growth ln
the manufacturlng sect,or has been the prlme cause of the reversal ln
trend. I.Ilth the exception of a sIlght dip ln 1961, emplolmrent ln manu-
facturing lncreased each year from 1958 to 1965, at an average of around
L,375 jobs a year. Apparel production r^ras the leading source of growth
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during the period, a total of some 3,8O0 jobs. Another rapidly-growing
classification r^ras I'other durable goodsr'; several of the firms which
began manufacturing operations during the period are in this category
(including what is now the largest manufacturing employer in the SMSA).

The trend in nonmanufacturing has been more erratic than that of manu-
facEuring. Jobs in nonmanufacEuring declined from 64,5OO in 1958 to
60,900 in 1961, increased slightly in 1962, only to slip back to the
1961 level during 1963-L964, and then increased by lr4OO to average
62r3OO in 1965. SEeadily-declining employment in mining was responsible
for the net decrease in total nonmanufacturing employment from 1958 to
1965; mining jobs decreased by a net of some 5,2OO over the period. As
employment in anthracite mining reaches very low Ievels, the number of
mining jobs lost each year has been declining, During the l95O-1957
period, Iosses in mining employment averaged about 3r175 jobs a year
(see table I). All other nonmanufacturing sectors of employment (except
for transportation and public utilities), have shown increases since
1958, especially government and services. Nonagricultural wage and
salary employment trends are summarized below (see table'II for a de-
tailed presentation).

Annual Averase Nonaqricultura 1 tr{ase and Salarv Emolovment
lkes-Barre-- leton Penns lvanla SMSA 1958- 1 6

(in thousands)

Nonaericultural waqe and salarv emolovment
Manu-

facturing
N<.rnmanuf acturing

Mining All other ToEal

Change in
total from

preceding vearYear

1958
r959
19 60
1961
t962
1963
t964
1965

40.
4t.
4r.
43.
44.
45.
47.

55.237

58.2

8
5
3
2

4
o
8
5

9.3
5.9
6.0
5.5
5. t
4.8
4.7
4.L

t02.3
1o2.9
to2.9
102. 1

104.8
1o4.9
r_06. 7
109.8

Z55 .5
ss.5
s5.4
s6.3
56. 1

56.2

-.;
2.7

.1
1.8
3.1

Source: State of Pennsylvania Departmen! of Labor and Industry.

Ma ior Industries. Manufacturing has been increasing in importance in the
economy of the Wilkes-Barre--Hazleton SMSA. Average annual manufacEuring
employment increased from 38,IOO in 195O to 47,5OO in L965, comprising
some 43 percenE of all wage and salary emPloyment during 1965, compared
with about 29 percent in 1950. Ihe growth reflects, mostly, the att.raction
of new manufacEuring firms to the area rather than expansions of existing
plants. As noted earlier, the large surplus work force of the SMSA'
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resultlng from the decline ln mining employmenE, has been a strong
attractlon for manufacturlng firms. The availability of loo percent
financing of new plants,assisted by the State of Pennsylvania Industrial
Development Authority (PrDA) at very favorable interest raEes, has
also been instrumental in attracting many firms to the area. several
of the municipalities have promotional organizatlons which, often wlth
community-wlde support, have been very successful in presenEing the
locatlonal virtues of Luzerne County to out-of-state manufacturing firms.
A large number of companies have been persuaded to bulld new plants ln
the area. Many of the largest new facllities are located ln lndustrlal
parks which were construct.ed espeeially for the purpose. The greatest
part of the plant gains in recent years have been in female-employlng
industrles, rather than those which couLd absorb the displaced mlners
(see discussion of female employment).

Producers of nondurable goods account for about 75 percent of total
manufacturing employment. The leading nondurable goods manufacturing
industry is apparel and related products with an average of 18,5OO
workers employed during 1965. Firms in this category have supplied
much of the employmenE expansion since 1958, adding a total of around
3,8OO jobs through 1965, many in firms ne!,I to the area. The second
most important nondurable goods category is tobacco products, with an
average of 3r7OO employees in 1965. Cigar manufacture long has been a
feature of the SMSA economy, and a net of some 5OO jobs have been added
since 1958. Food production is another important nondurable manufactur-
ing industry, but has shown little growEh in recent years. The level
of employment in the manufacture of leather products, at an average of
3,2OO in 1965, reflects an increase of some 60O jobs over the 1958
annual average.

Durable goods manufacturers provide a relatively sma1l proporEion of
manufacturing employmenE in the area, but the ratio has increased from
2I percent in 1958 to 25 percent in 1965. The increase was caused,
mostly, by the gain of 3,4OO (85 percent) jobs in the'rother durable
goodsl classification. Several of the firms newly located in the area
are in Ehis category.

In recent years, concurrent with the decline in mining, nonmanufacturing
industries have been declining in importance; however, they provided 57
percent of all wage and salary jobs in 1965. The largest source of non-
manufacturing employment is wholesale and retail trade. In 1965, trade
employment averaged 18r9OO, up only some 2OO jobs since 1958, reflecEing
the slow rates of change in the trade areas of the SMSA commercial centers.
Government, and service and miscellaneous employment also are economically
important to the SMSA, averaging 13'1OO jobs and 12rlrOo jobs, respectlvely,
in I965.
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Female Emplovment. Ihe 196O Census reported that 39.2 percent of all
nonagrlcultural employees ln the SMSA were vromen, compared with 34.4
percent for the Natlon as a whole. the 1950 Census had reported that
30.8 percent of all nonfarm employees in the area were female. The
relatively-high proporEion of jobs held by females in 195O reflecEed
the importance of manufacturing employment, ln the area readlly-
adaptable Eo females (apparel and textile productlon, clgar maklng, etc.)g
such employment grew considerably during the 195O decade. A1so, employ-
ment in mining (almost exclusive[y male) decIined markedly during the
l95O's. The result was a net gain in female employment during the
decade, qfiile the number of jobs for males (and total employment) decllned.
Since 195O there has been a continued drop in the number of minlng jobs,
while female-employlng industries have maintalned substantial growth.
Consequent[y, the current proportion of jobs held by rromen is somewhat
higher than in 1950.

Emolovment Partici r)A tion Ra e s The ratio of resident civilian nonfarm
jobs to the total population of the SMSA is termed the employment Partici-
pation rate. Census data indicated that this ratio was 34.72 in 1960,
representing a slight decline from the 1950 rate of 34.83. The cause of
the declining rate during the t95O's was a rate of population loss which
was not quite as great as the rate of loss of nonfarm jobs. Since 1960,
the decline in nonagricultural employment has been reversed while the
population has remained almost constant. As a result, a larger proportion
of the work force has found jobs and the employment participation rate has
been increasing.

Principa 1 Emplovers

No one employer is especially important to the economy of the Wilkes-
Barre--Hazleton SMSA. The Radio Corporation of America (RCA), a relatively-
recent manufacturing arrival in Luzerne County, oPerates what is now the
largest manufacturing plant in the area in terms of employment. The plant,
located in the industrial park of Wilkes-Barre, eight miles south of the
city, produces semi-conductors (transistors, etc.). The faciliEy began
operat.ions in 196O, and employment has grown steadily. The Consolidated
Cigar Corporation is a long-established manufacturing employer. The firm
operates two plants in the SMSA. Females comprise around four-fifths of
rhe work force of borh Consolidated and RCA. Apparel manufacture, by far
the largest source of manufacturing employment in Luzerne County, is
generally characterized by a great many relatively smalt plants. Accord-
ing to a directory of manufacturers published in 1963 by the Wilkes-Barre
Chamber of Commerce, about 230 separaEe apparel-and-related-manufacturing
plants were in operation at that time in the SMSA. The two largesE plants
employed about 67O persons, while the median plant size h,as around 50-60
employees.

t
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Unemp I ovment

During 1965r'unemployment averaged 8r4OO persons, or 6.3 percent of the
work force of the SMSA. The most recent peak in unemployment was reached
in 1958, when some 17.O percent of the work force was jobless. Since that
time, except for a sLight rise in 1961, unemployment has trended dorrnward
(see table I). JobIessness associated with declining employment in anthra-
cite mining had been a problem for many years. Now that annual losses are
small in comparison to past years, job creations in other sectors of the
economy have absorbed most of the surplus work force. Ihe most recent
available estimate of unemployment for Aprll 1966 indicated that 4.5
percent of the work force r^ras unemployed. The April rat.e qualifies the
area for a trCrr classification (moderate qnemployment) by the U.S.
Department of Labor. The SMSA ha,s been classed as an area of rtsubstan-
tialrr unemployment (6.O percent or more of the work force).

Future EmplorTment Prospec ts

Most of the gains in employment which have taken place in the last four
years have been spurred by the location of new firms in the area, and by
expansions of other recent arrivals. Given present knowledge of planned
future plant arrivals, and barring further developments unforeseeable as
of this date, the rate of employmenE increase should be somewhat lower
during the next tv/o years. Based on t,he trend of nonmanufacEurlng employ-
ment of the past few years, on lnformation provided by some of the larger
employers in the area, and on knovrn plans of plant establishment, a gain
of about 3,2OO nonagricultural jobs (l,600 annually) appears to be a
reasonable expectation during the two-year forecast period. Around one-
half of these new positions will be filted by females.

Owens-Illinois, Incorporated, of Toledo, Ohio, has just announced plans to
establish a new glass-manufacturing facility in Jenkins Townshlp, near
Pittston. The plant, which will produce the glass shells for television
picture tubes, is expected to begin operations during the fall of 1967.
Full production is planned within tlro years. The plant will supply a new

RCA television picture tube factory in Scranton. The Bendix Corporation
has leased a building in the Crestwood Industrial Park. The park was

built by Wllkes-Barre, and is located eight miles south of the ciEy.
Bendix wj.ll use the sEructure to house a support facility for various
aerospace operations. The facility will be in full operation within a
year. Several of the newest plants in the SMSA (notably RCA, Harte Plastics,
and American Tobacco, among others) plan employment expansions whlch will
total over IrOOO new jobs within Ewo years.

Declines in employment in mining will continue to be a dampening factor
on the economy of Luzerne CounLy. As noted earlier, however, economic
supporL derived from mining has reached the point where further declines
of substantial proportions are not possible.
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Luzerne County, wiEh a ready supply of surplus labor, the avail,ability
of very favorable plant financing through PIDA, stronS, communiEy-wide
recruiLment and support of new companies, and certain other drawing
factors, has proved to be an attractive location for new industry. How-

ever, alI large employers interviewed expressed an awareness of the
recenEly-tightened labor situation, and the use of PIDA funds is now
(reportedly) on a much more selective basis. "l,lhether these factors will
lead to a serious slow-down in the recent experience of economlc growth
remains to be seen.

Income

Averaee I^Ie eklv Waees. Luzerne County is a relatively low-income area,
reflecEing the importance of low-wage industries (notably apparel and
textile manufacture). Average gross weekly earnings of productlon
workers on manufacEuring payrolls in the Wilkes-Barre--Hazleton SMSA

during 1965 were $73, far below the averages for the State and Nation.
The relatively short work week in Ehe St"lSA is partially responslble for
the low weekly wage. The following table summarizes the trend of weekly
earnings and hours worked of manufacturing productlon workers ln the
Wilkes-Barre--Hazleton SMSA, in Pennsylvania, and in the United States.

Averase Gross Weekl Hours and Earnines
of Manufacturins Production Wo rkers

1960- 19 65

Wi lkes - Barre- -
HazLeton SMSA Pennsy lvania UniEed SEates

Year Earnings Hours Earnings Hours Earnings Hours

1960
196r
L962
r963
L964
l9 65

$52
63
68
70
71
73

$eo
92
95
98

to2
108

38
39
39
39
40
40

$eo
92
97

roo
103
108

40.
40.
40.
4t.

36. 3
3s.5
36.5
36.4
36.4
36.2

9
o
4
6
o
5

39
39

7
8
4
5
7
2

Source: U.S. Bureau' of Labor Statistics.

Familv Income. Current median family income is estimated to be about

$COOO, "ft.r 
the dedqction of Federal income tax, and the median after-

tax renter householdl/ income is about $5r45O. Median after-tax family
income is expected to increase to abouE $61350 for alt families and to
$5r725 for rlnter households by 1968. A percentage distribution of
families, by income, is contained in table III. As may be observed
from t.he Eable, about 28 percent of all families and 32 percent of all
renter households have after-tax incomes of less than $4rOOO annually.
About 15 percent of all families and ten percent of all renter house-
holds enjoy after-tax incomes in excess of $Io,ooo annually.

l/ Excludes one person renter househo lds
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Demographlc FacEore

Populat,1on

Current Estlurate. The estlmated current populatlon of the Wllkes-
Barre--Hazleton, Pennsylvanla, SMSA ls 344,600, reflggttng a decreaae
of some 2,375 since Aprll 1960 (380, or 0.1 percent,!/annually). In
general, the areas of greatest populatlon denslty are the location
of the anthraclte deposlts In Luzerne County, whlch were the maln rea-
son for the comrunltlesr exist.ence. The populatlon of wllkes-Barre is
59,25O, and Hazle;ton has about 31r600 residents. The comblned populat,lons
of the two largest citles ln the SMSA thus comprlse only about 26 percent
of Ehe Eotal nunber of resldenEs of Luzerne County. For thts reason, and
because the area ls segmented by mountainous Eerraln and relatlvely great
dlstancea between Ehe targest populat,lon cent,ers, the tabular treatment
of demographlc factors (see tables IV and V) ls based on sevenrrcommunLty
areas", as shown ln the map on page three and descrlbed in appendix' ilAil !
References ln thle report, to t.he varioue comnunlty areaa relLte to Ehese
areas.

Past Tren3. The Wllkes-Barre--Haziecon SIiSA populatlon decllped
for many yearo, concurrent wlth the erodlng economlc base. Durlng the
1950-1950 lntercenaal pertod, Ehe populatlon of Luzerne Count,y decllned
by 45,25O, representlng an average annual rate of Loss of 1.2 percent.
In the 1940rs, populatlon had decllned at the same retatlve average
annual ret,e. Although there hae been a cont,lnued over-all net toss
slnce Aprtl 1960, lt ls judged that, the decllne was confined ro the flrst
few years of the perlod, and that a small populatlon lncrease hes taken
place more recently. While several suburban areas in the SMSA have shown
periods of population gain since 195O, all of the five largest municipal-
ities have declined ln number of inhabitants (see table rv).

The following table provides a summary of population trends for the SMSA
since I94O, including a projection Eo 1968.

!/ A11 average annual percentage changes, as used in the demographic
section of this analysis, are derived through the use of a formula
designed to calculate the rate of change on a compound basis.
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Ctranees ln Pop"latlon
Wllkes -Ba rre- -Ha Ztl o t . Pennsvlvanla. SMSA

Date

Aprll 1940
April 1950
Aprl1 1960
June 1966
June 1968

Aprl1 1940-June 1968

Populatton

441, 5 18
392,24L
346 ,97 2
344,600
348,200

Average annual change
from precedlng date

Number Percent

-4,929
-4,527
- 380

1, 800

-1.
-1.

;
2

1

5

Sources: L940, 1950, and 1960 Censuses of Populatlon.
1966 and 1968 estlmated by Houslng Market Analyst.

Estlmated Future PopuLatlon. During the two-year forecast perlod, the
xpected Eo increase by around 3r600 persons,

tr 1,800 (0.5 percent) annually. Based on the forecasg of emplolmenE,

without considerlng tts sex dlstrlbutlon, a hlgher rate of growth mlght
be antlclpated. However, a large nr:mber of the new jobs w111 be ftlled
by females, and will not maEerlally affecE mlgratlon. Also, nany of the
,,., po"ltlons probably w111 attract currenE resldents who are presently

"or-,Lttttg 
from the SMSA for employment elsewhere; no lncrease ln popu-

latlon wll1 result therebY.

Net Natura 1 Lncrease and srat ion.
the net natural increase (excess of

Between Aprtl 1950 and APrlI 1960,
resid.enE births over resident deaths)

of the l{ilkes-Barre--Hazleton SMSA averaged about 2,4OO annually'
Since the poputation decreased by an annual average of about 4r.525

during the iecade, .net out-migration amounted to 61925 yearly (2r4OO

plus i,525). During the 1940re, neE out-mlgratlon averaged 7r7O0 annually'
btrr"" April 1960, t,he average annuaL raLe of population decllne has been

abouE 3b0 persons, and net nat.urat increase has averaged around 1,100
yearly, so that net our-mlgration has been reduced Eo an average of less
it.., 1,500 persons each year (see following table) '
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Components of Populatlon Change
Wllkes -Barre- -Haz leton Pennsylvanla. SMSA

April 1950 - June 1966

Average annual changesd
Source of

change
April 1950- Aprl1
April 1960 June

1960-
L966

Net natural increase
Migrat lon b /

Net change

2,4O0
-6.92s
-4,525

1,100
- 1.480
- 380

Rounded.
(-) Out-migration.

Sources: U.S. Bureau of the Census, Stat.e of Pennsylvanla
Department of Health, and estimates by Housing
Market Analyst.

Since out-mlgrants are the mosE mobile persons, out-migration is a
select.ive process. Since young adult males are generally the most
prone to mlgraEe, over the years the adu1E population of Luzerne
County has become more preponderantly female. In April 1950, some
54 percent of the population aged 21 years or more vras female, com-
pared to 52 percent in the Nation as a whole. In 195O, 52 percent
of the SMSA adult population was female. Although toEal employnnenE
was declinlng, the number of jobs for females actually increased
substantially during the 195Ots, indicating thaE male emplo)ment
was declining even more rapidly, giving added impetus Eo male out-
migratlon from the Wilkes-Barre--HazleEon SMSA,

Distrlbution by Age. The Luzerne Coun ty population is relatively
old, reflectlng many years of out-migration,cf young adults in the
peak famlly-formatlon and child-bearlng age groups. Between l950
and 196O, Ehere waa a net loss of population in every ten-year age
group in the population through the 4O-49 year-old BrouP, while the
number of persons in groups aged 50 years and over increased. The
loss of persons aged 2O-39 years was especially marked, amounting
to a decline of 36 percent. During the decade, Ehe median age in-
creased from 31.6 years to 36.O years.

al
b/
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Households

Current. Estimate. Households (occupied housing units) currently number
about 107,600, reflecting a srnall increase of about 1,850 slnce the
1960 Census, or 300 (0.3 percent) annually.

Past Trend. The post-censal experience represents a reversat of the
trend of-_the previous decade. During the 195O-196O period, the number of
households decreased by an average of about 90, or 0.1 percent., annualIy.
The intercensal decline vras t,empered somewhat by the change 1n census
concept from 'rdwelling unlE" ln 1950 to 'rhousing unlt" in 1960, which
caused a definitional increment ln the household count. Houeehold
Erends for the SMSA are summarized in the following t.able, lncluding
a projectlon Eo 1968. Table V provides a detailed presentatlon of
household trends by community areas.

Ctranges in Households
Wilkes -Barre- -Haz 1e ton. Pennsvlvania. SMSA

April 1950 - June 1968

Number of
households

Average annual change
from preceding date

Date Number Percent

Apr11 1950
Aprll 1960
June 1966
June 1968

106,663
105, 755
107, 600
108,800

- 91
300
600

-i
.3
.6

Sources: 1950 and 1960 Censuses of Houaing.
1966 and 1968 estimated by Houslng Market AnalysE.

EstlmaEed Future Households. Based on the antici pated increase .lri
job opportunlt.ies and on other conditions more favorable to family
formatlon and retentton than in years past, lt ls expected that the
number of households will lncrease by about 600 during each of the
next two years to a June 1968 total of 108,800. Thls rate of increase
represents a doubllng of the over-alL rate whlch has prevalled stnce
April 1960 (300 annually). However, rhe earlier part of the post-
censal perlod ls judged to have had a conslderably lower rate of growth
than the latter years; the expected growth in the number of house-
holds during t.he forecast perlod is not dissimllar to the increases of
Ehe last one or tr{ro years.
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Houeehold Slze Trends. A persistently decllnlng average household slze
since 1950 erplalne the much more rapld rate of loss in populatlon than
in the number of households durlng Ehe 1950's and the dlvergent trend
of the two durlng the post-censal perlod. Households averaged 3.62 per-
sons ln 1950, and 3.22 persons ln t95O. Since 1950, the rate of de-
cllne has slowed somewhat, and houeehold slze currently averages around
3.13 persons. Part of the decllne durtng the l95ors resulted from the
earller-mentioned change in censua concept from f'dwelllng unitl to
rrhousing unltrt.
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Houslng l,[arket facEorg

Houslng Supplv

Current EsEtmate. There are currently an estimated 115r400 houslng
units in the Wllkes-Barre--Hazleton SilSA, reflecting a net galn of
about 1,900 since Aprll 1960, an average of 310 a year. 'The growth
retlects the construcElon of some 3,575 prlvate houslng units (an
average of 580 annualLy), 100 publlc houslng unlt,s, and Lhe loss of
approxlmately Ir 775 units. Most of the losses resulted from demo-
litions ln urban renewal areas.

Past, Trend. Growth of Ehe hous lng inventory durlng the 1950-1960
period amounted to about 21525 unlts. A portlon of the trgrowthtr of
the 1950's is a deflnltional increment attrlbutable to the cengus
change ln concepE from trdwelllng unltrr ln 1950 torrhouslng unltrr ln
1960.

Units ln Structure. The ma jorlty of the houelng unlts ln Luzerne
County are ln single-unlt strucEures, and the proportlon has been
increasing (see followlng table). Stnce 1960, new housing constructlon
has been mostly slngle-family houses, whl1e denolltlon (especlally for
urban renewaL) has eliminated a substantial nr:mber of units ln multl-
famlly structures.

Housing Inventorv bv UnlLs ln Structure
Wi lke s -Barre - - Haz 1 e ton.-PPnn8,vlvan ia. SMSA

1960 and 1966

Aprl1 1960
UniEs ln

s tructure

I unlt
2 units
3 or more unlts

Total

Number
of unlt.s

Percent
of total

84. 1

8.7
7.2

100.0

J.une 1966
Number Percent

of unlts of total
il 95, 408

9, 915
8. 128ffibl

97, 800
9,775
7 ,825

1t5,4oo

84.7
8.5
6.8

r00.0

al
!.t

Includes tralLers.
Differs sllghtly from count of all unlts (113,505) becauee untts
ln structure were enumerated on a sample baeis.

Sources: 1960 Census of Houslng and estlmates by Housing l'Iarket AnaLyst.



16-

Year Butlt. The houslng inventory of Luzerne Count.y ls qulte old. Some
78 percent of the lnventory was bullt prlor to 1930, reflecting the
early growth perlod of the area (see the table below). Only ten per-
cent of Ehe current lnventory was bullt ln the 1950's and l96Ors. In
the perlod slnce 1950, the 1950-1954 yeara account for the largest pro-
portion, reflectlng Ehe const.ruction whlch satlsfled the pent-up demand
of the World War II years.

Distributlon of the Housi Inventorv bv Year Bullt
Wllkes-Barre--Hazleton. Pennsvlvanla. SIISA, June 1966

Year built
PercenEage

dis Erlbut ion

Aprll 1960-May 1966
1955-March 1960
19s0- 19s4
L940-L949
1930-1939
1929 and earlier

Total

Note: The basic data in the 1960 Census of Housing from which
the above estimaLes were developed reflect an unknown
degree of error in trage of strucEurerr occasioned by the
accuracy of response to enumeratorsr questions as well
as errors caused by sampling.

Sources: 196O Census of Housing and estimates by Housing
Market Analyst.

Conditlon. The 1960 Census enumerated 13r 200 housing unlts which were
dllapidated or lacked one or more plumbing facilltles, equal to twelve
percent of the houslng lnventory. About six percenE of the owner-
occupled units were substandard, compared to 15 percent of the units
occupied by renters. It ls judged that, some lmprovement, ln the housing
inventory has t.aken place sl-nce 1960, resultlng from demolitlon acEivity
and rehabllitatlon of extstlng structures, as lre11 as the const.ructlon
of new uniEs. Currently, about ten percent of the l-nventory is subsEandard.

Residentlal Bulldlns Activirv

Trends ln Resldentlal Const.ruction. Accordlng to the number of housing unlts
authorized ln building permit-issulng places, annual constructlon activlty
since 1960 has fluct,uated between about 250 unlEs and 350 unlts. It ls
est.tmated that about half of the prlvately-financed units built since 1960
were Ln areas covered by bulldlng permlt sysfems. The total volume of

3.2
3.1
3.7
4.0
7.9

78.L
100.0
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prlvaEe houslng const.ruction has averaged about 580 unlEs a year slnce
April 1960. From bulldlng permlts and lnformatlon gained from loca1
sources, lt is judged that there has been a general trend upward ln
constructlon vol.r:sle; durlng Ehe past two years, new Prlvate housing
constructlon has averaged about 700 unlts a year.

In general, permit systems cover the long-establlshed polltlcal entl-
ties of Luzerne County which were settled earLy and have been developed
for many years. Many of the now-developlng sectlons, which contain some

of the most lmportant bulldlng operatlons (notably the MounEain Top area),
are not covered. Hence, bullding permlts do not reflect accuraEely the
year-Eo-year changes ln total construcElon acttviEy. With thls in mind,
It can be seen ln the followlng table that about 250 houslng untts were
authorlzed in 1960, whlch increased during the next two years to total
340 unlts in 1962, dropped to about 290 unlEs ln 1963, and then increased
agaln during the followtng two years to total almost 350 unlts in 1965.
Except for the spurt Ln L962, authorlzatlons show a sLeady trend upward
to the 1965 peak. The number of permlts lssued durlng the first, four
months of 1966 represent an annual rate considerably below the number
of unlt,s authorlzed ln 1955, Eeflectlng unusually severe weather durlng
the flrsr thlrd of L966 (see table VII).

Prlvate Houslng Units Authorlzed ln Permit-Issuing Ptaces
Wilkes-Barre--Hazleton. Pennsvlvania. SMSA

Unlts in structure

Year

1960
196 1
L962
1963
L964
1965
Ls66 Ll

S lngle
famllv

249
250
320
273
290
281

62

Two
units

4
6
4

L2
22
L2

2

Three or
more unlEs

SMSA

toEal

253
260
340
294
3L2
345

72

0
4
6
9

0
2
8

I

5

a/ Flrst four months.

Sources: U.S. Bureau of the Census, C-40 Constructlon ReporEs;
'Pennsylvanla Bullding Reportsl and local butldtrng records.

PrlvaEe re,nEal-type constructlon has been at. a very low leve1 since 1960.
0f th-e_ 80 gni_tp_jn structures_ conteining_three or more units, about 50

were built in the last Ewe1ve months.
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Areas of Construction Activitv. 0f the estimated 3r575 private housing
units built in the Wilkes-Barre-Hazlegsn SMSA since 196O, the Wilkes-
Barre area accounts for some 9OO units. Between 600 and 7OO units have
been built in each of the Hazleton, Pittston, and Back Mountain areas.
Around 35O new houses have been built in the l,lountain Top area during the
post-censal period; this area appears to be increasing in its relative
share of the new housing construction in Luzerne County. The Nanticoke
and Shickshinny'areas have accounted for about t2O units and 3OO units,
respectively, of Ehe new privately-financed housing units built in the
SMSA since April 1960.

Included ln the estlmaEe of hbusing construction since 1960 are about
80 uniEs in structures wiEh three or more units and 70 units in duplex
structuresr so that single-family construction has amounted to some 3r425
units, or abouL 96 percent of all prlvate houslng buIlt. In addltion to
the privately-flnanced unlEs, I00 unlEs of public houaing have been bullt
(in Nantlcoke) since 1960.

Unlts Under Constructlon. Based on bulldlng permtt data, on average
consEructlon tfune for slngle-fantly and mulElfamlly strucEures, on a
postal vacancy survey conducted ln May L966, and on other lnformatlon
obralned ln the area, Ehere are currently an estlxneEed 350 prlvate
housing uniEs and 50 uniEe of publlc houelng under congtructlon in
the SUSA. ApproximaEely 300 of the prlvate unlEs are.slngte-farnily houses,
and 50 unlts are in multlfanlly structures. About 90 of the alngle-
famlly unlt,s and 25 of the nultlfanlly units now belng bullt are
located in the Wllkes-Barre area. The Plttston and l,lountaln Top areas
are the locatlons of abouE 70 unlts and 50 unlts, respectlvely, of
slngle-farnlly houeing under consEructlon. The remalnlng unlts under
construct,lon are distributed across the SMSA; the Nantlcoke area has
the teast activlty ln prlvate houslng constructlon. The 50 units of
public housing now under constructLon are located ln PlttsEon.

Demolltion. Based on informatton galned from local agencles and other
sources, lt ls estimated that about L,775 houslng unlts have been demo-
1lshed ln the Wllkes-Bar:e--Hazleton SUSA since 196_9. Almost half
of these occurred in Wilkes-Barre City, mostly as a lesult of urban.
renewal actlvtt,y. In all, some 1, L25 of the demoltElons slnce 1960
have resulted from urban renewal actlvlEies ln the four citles of the SUSA.
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The best avallable lnformatlon lndlcates that about 320 houslng unit,s
w111 be removed from t,he lnventory durtng the two-year f,orecaet perlod.
These unite w111 be approximately evenly dlvlded between owner and
renter occupancy.

Tenure of Occupancy

As shown in Eable VI, the proportlon of the occupled houelng lnventory
that ls orrner-occupied has been lncreasing slnce 1950, although at a

slower raEe ln recent years. CurrenEty, about 64 percenf of the 1071600
occupled housing unlts are occupied by owners, compared to 54 percent ln
1950 and 63 percent in 1960.

Vacancy

LasE Census. As of Aprll- 1960, there were 71750 vacant housing unlts ln
the Wilkes-Barre--Hazleton SUSA, of which around 2r800 were aval lable for
rent or sale. As shown ln table VI, about 650 were avallable for sale
only, indicaLlng a homeowner vacancy rate of 1.0 Percent, whlle some 2,150
were for renE, or a renter vacancy rate of 5.2 percent. Of the avallable
vacancles, about 170 sales vacancleg and 560 rental vacancies lacked some

or alI plumblng faclllLies.

Postal Vliancv Survev. The results of a posta! vacancy survey conducted
during May 1%6 are shown ln table VIII. The survey covered almost
lO7,1OO posslble dellverles (excludlng trallers), equal to about 93 per-
cent of the est.lmaged current houslng lnventory. Almost 2r7OO vacancles
were reported by the survey, or an over-all vacartcy rate of 2.5 percent,.
Vacancles ln resldences, as reported by the survey, nuurbered about 2rO25,
or 2.1 percent of the total number of resldences reported. Apartment
vacancles amounted t.o almost 670, equal to 6.0 percenE of the t,oEa1 ntmtber

of apartmenta enumerated. The Wilkes-Barre Post Offlce reported the
lowesg over-all. vacancy raEe (2.2 percent), whlle Ehe four smallest offlces,
Freeland, Glen Lyon (an unlncorporated place ln the Nantlcoke area), Shlck-
shinny, and White Haven, reported the hlghest over-all rat,es of vacancy.
The survey enumerated nearly 390 unlts under construction.

An earller postal vacancy survey was conducted ln the Wllkes-Barre--
Ilazleton SHSA as of January L964. The earller survey (which excluded
the Whlte Haven Post Offlce) reported an over-all vacancy rate of 3.2
percent, somewhat hlgher than the 1966 eurvey. In the 1964 survey,
220 houslng units rrere rePorted under conaEructlon.
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rt is important to note that rhe postal vacancy survey data are not
entirely comparable with the data published by the Bureau of the Census
because of differences in definition, area delineations, and methods of
enumeration. The census reports units and vacancies by tenure, whereas
the postal vacancy survey reports units and vacancies by type of struc-
ture. The Post Office Department defines arrresidencel as a unit repre-
senting one stop for one delivery of mail (one mailbox). These are
principally single-family homes, but include row houses, and some duplexes
and structures with additional units created by conversion. An .apart-
mentrris a unit on a stop where more than one delivery of mail is possible.
Postal surveys omit vacancies in limited areas served by post office
boxes and tend to omit units in subdivisions under construction. Although
the postal vacancy survey has obvious limitations, when used in conjunc-
tion with other vacancy indicators the survey serves a valuable function
in the derivation of estimates of local market conditions.

Current Estlmat,e. on the basis of posEal vacancy survey results and
informatlon gained from local sources, it is judged that t,here are
currently 21650 avallable vacant houeing units in the susA, or an over-
all avallable vacancy rate of 2.4 percent. of the total avallable
vacancteg, 700 are avatlable for sale only, a homeowner vacancy rat,e
of 1.0 percent, and 11950 are avallable for rent, a renter vacancy raEe
of 4.9 percenL. As shown in table vI, lhe current sales vacancy rate
is unchanged from Aprl1 1960, whlle the rat,e of rental vacancy now ls
somewhat lower.

Approxlmately 100 of the avallable sales vacancl.es and
avallable rental unlts are substandard in that they do
plumbing faclllties.

300 of the vacant
not. contaln all

After deductlng the currenE nunber of subetandard avallable vacanE
unl.ts, the present, number of avallabl-e sales and rental vacancles does
not appear out of llne for an area wlth the current growth characEer-
lstics of the Wllkes-Barre--Hazlet,on SMSA.
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Sales Market

General Market Conditions. Construction of new sales housing since l960
has about kept pace with demand, as reflected in the unchanged rate of
sales vacancy. The over-alL market for new sales housing is judged to
be sound. Contract construction is the usual practice of homebuilders
in Luzerne County. Some speculative construction acEivity does exist,
but on such a minor scale as to be almost negligible. AlEhough Pres-
ently limited in size, judging from Ehe generally-increasing activity
in house construction) the market for new sales housing in Luzerne
County is growing. Speculative activity also appears to be increasing
somewhaE.

Because of the slo\,f rate of growEh in the number of households in the
SMSA and the availability of existing sales units at 1o!., prices, there
is relativety little activity in Ehe lowest price ranges of sales hous-
ing. According to local builders, the median sale Price of new homes
in the area is in excess of $20,OOO.

Subdivision Activitv. Because of the limited demand for new sales hous-
ing, there are no large-sized subdivisions in the SMSA. The largest are
two subdivisions now under development in Ehe Mountain Top area, which
owe their location to the employment oPPortunities of the Crestwood
Industrial Park. There are numerous small-sized subdivisions located
throughout the SMSA, usually in or near the largest centers of population.

Rental Market

General Market. Conditions. The number of renter households has been
declining in the Wilkes-Barre--Hazleton SMSA for many years. As a
result, the rental market has had a diminlshing base and, until very
reCently, there has been no aPartment construction of consequence.

During the past few years' since the number of households has been
growing at an accelerated rate, the rental market has firmed uP. The

most often heard comment, t^rhen discussing the rental market with local
realtors and property managers' I^'as Eo the effect that the middle-
income rental market has tightened somewhat in recenL monEhs. The
firm condition of the rental market holds for the enEire SMSA. Many
of the incoming management personneL of the companies whlch have 1o-
cated in Luzerne CounEy recently have indicaEed some difflculty in
obtaining suiEable rental units.



22

Recent Inventory Additions. Althou gh judged to be sound, the rental
market of Luzerne County is virtually untested by new projects. After
virtually no actj.vity for many years, there has been some very limited
construcEion of new rental units. By far the largest project is a 4O-
unit complex in Hazleton, which is just being finished. The first units
were occupied during May L966, and 16 of the apartments are still under
cons truc t ion .

The Wilkes-Barre area is the location of several small nehr apartment proj-
ects. One, located in Kingston, is a l2-unit luxury project, four units
of which are still under construction. Four of the units were opened in
November 1965, and four more in April 1966. Another project in Kingston,
which consists of eight units, has been opened about half a year. AIl
of the apartments have two bedrooms. The rents asked for the units in
the new projects are high relative to other rentals in the area; the 196O
Census reported that only 1.4 percent of all renter households paid
gross rents (includes utilities) of over $12O, and the median gross rent
for two-bedroom units was $53.

Urban Renewal

A11 of the four cities in Luzerne County have active urban renewal
programs, and Luzerne County administers programs for other areas in
the county.

Wilkes-Barre is the location of seven urban renewal projects and two
general neighborhood renewal programs. In all, urban renewal areas
cover some 37O acres of Wilkes-Barre, most.ly in the close-in southeast
section of the city and along the Lehigh Valley Railroad tracks. Since
April 1960, some 7OO housing units have been demolished in lrtrilkes-
Barre as a result of urban renewal activities; according to existing
plans, around 160 additional units will be removed, including lOO in
the two-year forecast period of this analysis.

Two urban renewal projects are located in Hazleton, covering a total
of about 55 acres. Some 5O uniEs of housing have been demolished in
one project area; another ?40 demolitions are scheduled in the other
area, about 25 of which will be accomplished within two years.

Nanticoke and PitLston each have one urban renewal projecE under
execution. The project in Nanticoke covers 24 acres of the central
city, from which about 21O housing units have been cleared. Nanti-
coke also has in the proposal stage a l64-acre rehabilitation project
which may result in some demolitions within 18 months. Some 38 acres
of downtown Pittston are included in the urban renewal project therel
about 16O housing units have been demolished.
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The Luzerne County Redevelopment Authority is awaiting final approval
of a 68-acre project in Laurel Run Borough, in which almosE 18O housing
units witl be demolished. The authority also has a 64-acte project in
planning for Kingston Borough, from which some 5O housing units will be

cleared within five years.

Pub[ic Housi

Two State-aided middle-income housing projects, each containing lOO units,
are located in Luzerne County. The Meadowcrest Housing Project is locat.ed
in Kingston Township, and the Fairview Housing Project is in Fairview
Township. Contract rents are relatively low for one-, tero-, and three-
bedroom units. During recenE years, owing to the proximlty of the Crest-
wood Industrial Park, vacancies at Fairview have been less troublesome
than at Meadowcrest.

After many years of no activity in Federally-assisted public housing,
Luzerne County municipalities have shown greaEly-increased interest in
low-income accommodations in recent years. Each of the four cities
presently has public housing projecEs under development. The first
projects, opened in ApriI 1966, are located in Nanticoke. One is a 5O-

uni.t high-rise slructure for the e1derlyl another complex, also of 5O

units, is regular low-income housing. The city of Nanticoke has applied
for approval of an additional IOO units of public housing, including 76
units for the elderly and 24 units for low-income families.

Wilkes-Barre is developing 2OO units of housing for senior citizens,
which wiIl be ready for occupancy within two years. Also under develop-
ment is a 2oO-unit project for low-income families, to be compleEed with-
in four years. ConstrucEion of a IOO-unit project in Hazleton is sched-
uled to begin in July 1966. Also under devel.opment in Hazleton, for
occupancy within Ewo years, is a lOo-unit project for the elderly, and
another loo-unit senior citizen project is being planned. Pittston is
developing a so-unit project for low-income families for occuPancy
within two years, and housing for the elderly will be provided by a
50-unit project, now under development for occupancy wiEhin three years.
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Demand for Houslng

Quantitatlve Demand

Based on the expected growt.h ln the ntrmber of households durlng the
next, two years and on the anticipated level of urban renewal and other
demolltlon actlvlty, demand for new houslng units is expected to toEal
about 730 annually during the two-year forecast perlod. Of the total
annual demand, 650 will be for sates units and 80 unlts wlLl represent
demand for rental houslng. At Ehe lower rents achievable wiEh below-
markeE-interesE-rate flnanclng or asslsEance in land acquisiEion and
cosE, there ehould be a demand for an addltional 60 rental unlts,
excludlng pub1lc low-rent housing and rent-supplemenE accotrurodatlons.

The annual demand forecast for t.he next two years ls somewhat. above
the esttmated average annual rate of privaEe new housing consEruction
which has prevailed since Aprll f960 (580 units), but ls simllar to
t,he estimated rate of constructLon of the past two years (700 units
annually), which reflects the ganerally-acceleraEed rate of economic
grohrth. Although there has been vlrtually no construcEion of rental
unlts ln the area slnce 1960, the apparent early success of the new
4O-unlt project in Haz1eEon and the over-alL soundness of the rental
market lndicaEe that additional rental units in the volume foretast
shou,ld be marketed successfully and- should facilitate upgrading of
families intb more adequate housing.

The geographic dlstrlbution of sales demand should be sinilar to
Ehe location of the new houslng constructed since Aprll 1960
(see discusslon of new constructlon actlvlty), except that the Mountaln
Top area should receive a somewhat-larger share. Rental demand probably
will be concentrated ln the lJilkes-Barre, Hazleton, and PlEtston areas
(not necessarlly equally-shared between them), but a smal1 number of
rentat unlts may be absorbed in the Dlountain Top area.

Qualltatlve Demand

Sales Houslns. Based on current faml1y income, on typlcal raElos of
income to purchase price, and on recent market experience, E.he annual
demand for 650 sales unlts is distributed by price classes as shown
in the followlng table.
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Eetfuiated Anlual De+end fo.r \ew Sa1ee Houelng

l{1 1ke e -Barre - - Ilaz l-eton. Pennevlvan la. S}ISA
June 1966 to June 1968

Sates prlce
Number

of unlts
Percent

of total

Under
$tz,5oo
15,000
17,500
20,000
25,000
30,000
35,000

$12, 500
- L4,999
- L7,499
- 19,999
- 24,999
- 29,999
- 34,999
and over
Total

u
70

100
90

140
100

70
95

?Ed

2
10
15
13
2L
15
10
14

100

Rental llouslng. The monthly rentale at which prlvately-owned net addi-
tlone Eo the aggregate rent,al houslng tnventory nlght best be absorbed
by the rental market are tndicated for various slze unlte ln the
followlng table. These net addltlona may be accornpllshed by etther
new construcEton or rehabllltatlon at the speclfled rentals wlth or
wtthout publlc beneflts or aaalstance Ehrough aubeidy, tax abatenent,
or ald tn flnanclng or land acqulsltlon. Baaed on current construc-
tlon and Land coets, the mlnlmun gross monthly tente achtevable wlth-
out publlc beneflte or aeslstance ln flnanctng or Land aequlaltlon
are Judged to be $95 for one-bedroom unltr, $1L5 for two-bedroom unlta,
qnd $135 for three-bedroom untte. Vlrtually all of_ the rental demand whlch
can be satisfied with market-rate financlng should be concentrated at or
wlthln a range of 50 percenE above these mlnlmums. The proipective demand
for efflclency untts ln new rtrucEures 1s Judged to be negllgtble.
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Es t imated Annuat Demand for New Rental Unlts
Bv Gross Monthlv nt and Unlt Slze

Wllkes -Barre- -Haz le ton Pennsylvanla. SI'1SA

June 1955 June 1968

Unit slze Ntrmber of unlts Gross monthly rent L/

One bedroom 20
40

$zs-
$gs

$g+
$lso

tl

Two bedroom
,l

$

$r

ll

il

il
Three bedroom

30
35

10
5

eo - $rr+
ls - $rzs

$10s - $134
$13s - $2oo

al Gross rent is shelter rent plus the cost of utilities. The

minimum rent for each unit size is calculated on the basis of
a long-term mortgage (4O years) at 5\ percent interest and lr4
percent initial annual curtail; changes in these assumptions
will affect minimum rents accordingly.

The preceding dlstributlon of average annual demand for new aPartmenEs

is based on projected tenant-fanlly lncome, the size distributlon of
t,enant households and rent-paying'Propensitles found to be typlcal in
t.he area. Thus, it repreSenEs a pattern for guldance ln the production
of renEal houslng predlcaEed on foreseeable quantltative and qualita-
ELve conslderatLons. Indivldual projects may dlffer from the general
pattern in response Eo speclfic nelghborhood or submarket requlrements.

The locatlon factor is of especial importance in the provislon of new

units at the lower-rent levels. Fanllies in thls user grouP are not as

mobile as those 1n other economic segments; they are less able or wllltng
to break wlth establlshed soclal, church, and nelghborhood relationshlps,
and proxlmity Eo place of work frequently ls a governing conslderation
ln tire place of residence preferred by famllles tn thts grouP. Thus,

the utlllzatlon of lower-prlced land for new renEal housing in outlying
locations Eo achieve lower rents may be self-defeatlng unless the exlst-
ence of a demand poEential is clearly evident'



APPE{DIX A

Pooulation of Communitv Areas bv Minor Civil Divisions
Wi lkes-Barre-- Hazl e ton.

1960
Popu lation

I{i lkes - Barre area:
Ash ley
Hanover
Laurel Run
P lains
Sugar Notch
Warrior Run
Wilkes-Barre Clty
Wilkes-Barre Twp.
Courtda le
Edwardsvi I le
Larhsvl l le
Luzerne
P lymouth
Pring 1e
Kingston
Forty Fort
Swoyersvl I 1e
B,::ar Creek Thrp.
Buck Twp.

Hazleton area:
Hazle I\up.
Hazleton City
West Hazleton
Foster l\^rp.
Free land
Jeddo
Black Creek lbp.
ButIer Twp.
Conyngham
Sugarloaf Twp.

4,259
L2,78L

85s
to, gg5

L,524
833

63,551
1+r 319

845
5,7LL
4' 390
5r118

10,40 [
1,419

20,261
6,43L
6,75L
L,684

255

7,478
32,056
6,279
2,683
5,068

183
1,554
3, O94
1, 163
1,85O

3,475
235

L2,l+O7
2,992

472
4,747

309

Nanticoke area:
Nanticoke
Newport Twp.
Plymouth Twp.

Back Mountaln area:
Da I las
Dallas Twp.
Franklin Twp.
Kings l:r)n Tvrp.
.Tackson Tlvp.
Lake Twp.
Lehman Twp.

Shickshinny area:
Fairmont Twp.
Hunlock Twp.
Huntington Trvp.
New Columbus
Ross Twp.
Salem Twp.
Shickshinny
Union Twp.
Conynghern I\rp.
Hollenback Twp.
Nescopeck
Nescopeck I\,rp.

Mountain Top area:
Denni son Ti,r1r .

Dorrance Twp.
Fairview Twp.
Nuango la
Rice Twp.
Slocum T\up.
llhite Haven
Wright Twp.

1960
ooou lation

15, 501
7, O83
2,783

2,229
4,053

880
5,45O
L r364
1,8q5
2r31.8

819
2,O57
1,3;5

r.+,i
l-,360
3,L24
l, 943

768
l,glg

626
1,934

640

584
983

2,O6L
346
642
796

L,778
1,423

PiEtston area:
Avoca
Dupont
Duryea
Hughestown
Jenklns Tnp.
Laf lln
Pittston City
Plttston Twp.
Yatesvi I 1e
Exeter
Exeter Twp.
I{est Plttston
West lfyoming
lfyoming

3,562
3,669
5 r626
l, 615

,998
,165
,L27

Sources: 196O Census of PopulaEion.
Luzerne Ccrtrnty planning
Commission.

I
5

3
4



Table I

Trends of Civilian Work Force Components
Wllkes-Barre--Hazleton. Pennsvlvania. SMSA. f950-1966

(averages ln thousands)

Emolo
Annual

averases+

1950
195 1
L9s2
1953
L954
1955
1956
L957

1es8d
1959
1960
1961
L962
1963
L964
196s

Jan.- lpr. average

Civlllan
work force

L6L.2
158.4
Lss.2
151.9
150. I
L44.9
L42.L
140. I

L4L.4
139.8
133 .5
133.6
133.6
133.8
L32.9
133.6

Unemplolment
Nuurber Rate

L4.
13.
L4.
L4.
23.

24.2
22.4
L5.2

16
t2

t
Nonae. wase and salary Al1 other
Mlnlng Other Tota_l Faa Nonfarm Total

29.

9.0
8.3
9.1
9.3

15.3
r3.4
12 .0
11 .0

9.3
5.9
6.0
5.5
5.1
4.8
4.7
4.L

0
0
1

5
0
6
7

3

L2.
10.
9.
7.
6.

16.7
13.4
L2.9
LO.2
8.4

5
2
2

I
o
4
2
6

25.
18.
13.
11.
L2.

34.
32.

96.6
97 .4
97.2
97 .9
94.O
96 .0
98. I
97 .3

93.0
95 .0
96.9
96.6
99.7

100.1
102 .0
105. 7

131. 1

130. 3
L26.3
L22.9
112.0
109.9
109.7
109.5

102.3
LO2.9
L02.9
102. 1

104.8
104.9
105. 7

109.8

L2.
L2.
L2.
L2.
13.
13.

13 .0
L2.9
L2.9
L3.4
14.0
L4.6
L4.6
L4.2

14. t
13.5

L46.7
L45.2
141 .0
137 .8
L27 .L
L25.5
L24.9
L24.s

Lt7.2
LL7.4
t17.3
116.9
L20.2
120.9
L22.7
L25.2

L23.L
t24.L

13.

13.

2.4
2.3
2.2
2.2
2.4
2.3
2.1
2.O

2
5

5
7

7

3
1

0

5
9
1

0
0
9

6
2.

9
6

5
4
4
4
4
2

19
L7
15

1.1
1.1

4.2
3.5

7.2
6.1

9.6
8.0

L7 I
1

t
1

1

1

I
1

1965
1965

L32.7
132. ra 103.7 107.9

106.0 109.6

a/ DaEa for yeara Prior to 1958 are not strictly comparable with more recent flgures because of
differences in enumeration procedurea; pre-1958 data are based on bi-monthly periods,while
monthly l-nt,ervals were used for subsequent years.

El Prellminary

source: state of Pennsytvanla Department of Labor and rndustry.



Table II

NonasriculEural Wase and Sa Iary Employment bv Industrv
Wi lkes - Barre- -Haz leEon. Pennsylvania, SMSA, 1958-i966

(in thousands)

Annual averages
First four
monEhs avg.

I tem

Manufacturing
Durab[e goods

Fabricated metal products
Nonelectrical machinery
Other durabLe goods

Nondurable goods
Food products
Tobacco products
Texti le products
Apparel & related
Printing & publishing
Leather products
Other nondurable goods

Nonmanufac turing
Mining
Contract construction
Trans. & pub. utilities
I{holesale & retail trade
Finance, ins., & real estate
Service & miscellaneous b/
Government

I95B i959 1960 196r L962 1963 1964 1965 1 965 L966 a/

Nonag. wage and salary employment lo2. 3 to2.9 LO2.9 lO2 . I -!q!-_g lO4 .9 Lo6 .7 lO9 . B Lot .9 LO9 . 6

37 .8 40.5 41.3 4t.2
7

43 .4
li. I

41 .5
tl.7
i.8
2.5
llt

35.8

45.8
lr.l
i.8
2.5
6.8

34.7

44.C
lc. 6

1.8
n1

6.1
33 .4

3.6
3.7
3.5

18.5

3.2
2.L

I
4
9

9

5
4
I

L

I
3
3
4
8
1

4
4
5

18
J

4.7
3.9
5.8

18.4
3.4

L2.O
12.1

4.8
3.1
6.O

t8.5
3.4

11.9
l-2.5

4l
il.5

49. t
12.8

I

o98.8488
r.6
2.2
4.O

30. o

1.8
2.5
1.)

35 .6

1.7
2.2
6.2

33.3

1.5
a1

5.2
32.2

r.5
'))
5.1

32.5

r.6.),
4.6

32.1

1.8
2.6
8.4

36.3
3.5
3.2
3.5

L4.7
L.2
2.6
r.3

3.3
3.i
3.O

t7.8
1.2
3.2
1.8

3.4
3.1
3.i
a1

1.3
3.4
1,7

5.
3.
6.

lB.
3.

6
3
6

18
3

9
3
7

t8
3

3.4
3.1
3.7

16.3
L.2
3.2
1.2

J.J

3.1
3.2

L6.1
r.3
3.2
L.4

3.4
3.2
3.6

t6.7
1.2
3.1
1.3

5.5
3.4
5.5

t8. I
3.5

ri.6
t2.3

III

3.3
3.8
3.4
8.O
1.1
3.2
IO

3.4
3.9
3.4
8.4
i.l
J.J

2.L

3
3
J

18
I
)
J

2

8
l
4

7
I
6
o

564.5 62.4 6t.5 60.9 5L.4 60.9 60.9 62.3 60.8 60
6.9
3.5
7.O

18.6
3.1

1r.6
Lt.7

3

5
2
1
o
2

6

o
4
8
9

2

4
9

4.2
3.1
5.8

18. 7
3.4

12. L

L2.9

6

3
3

5

5

5
J

J

3

5
18

J

1t.
ll.

11.
tt.

11.
12.

L2.
tJ.

L2.
13.

a/ Preliminary.
!/ Miscellaneous includes forestry (except logging) and fisheries.

Source: State of Pennsylvania Department of Labor and Industry.



Tab1e III

Estimated Percent e Distri tion of A11 Families
And Renter Households Annual fncome

After the Deduction of Federal Income Tax
Wl lkes -Barre- -Hl.z 1e Eon. Pennsvlvanl-a. SMSA 1966 and 1968

1 966 19

Faml1y lncome
A11 Renter A11 Renter

familles households familles households

Under
$2,ooo -
3,ooo -
4,000 -
5,000 -
6,000 -

9

8
9

10
11
11

11
8

11
L2
L2
11

$2,
2,
3,
4,
5,
6,

000
999
999
999
999
999

10
8

10
11
11
t2

L2
7

13
13
L2
L2

7,000
8,000
9, 000

10, 000
12,000
15,000

- 7 ,ggg
- g, ggg

- 9,9gg
-11,999
-L4,ggg
and over
Total

10
8

5
6
3
3

10
8
6
8
5

0
7

4
5
2

111
7

5
7

4

Medlan lncome

43
100 100

$6,ooo $s,4so

:
100

$6, 350

100

$5 ,7 2s

q/ Excludes one person renter households.

Source: Estimated by Housing Market Analyst.



Table IV

Pooulation Trends in Communitv Areas
Wilkes-Barre--Haz leton. Pennsvlvania. SMSA

1S50- rq60- 1966

Number of persons Average annual chanqes

Comrnunitv areas

${SA total

Wilkes-Barre area
Wi lkes-Barre
Kingston
Remainder

Hazleton area
Haz leton
Remainder

Pittst.on area
Pittston
Remainder

Nanticoke area
Nanticoke
Remainder

Back Mountain area

Shickshinny area

Mountain Top area

April April June
1950 1950 t966

1950- 1960 1960-L966

392.24t 346.972 344.600 -4.527

Number

- 2.77 6
- L1328
-84
- 1,364

Rate -€y'

- 1.2

-1.6
- L.9
-.4
- I.5

-1.2
- 1.O
- L.4

2.3

.5

1.8

NumberU

- 380

- 780

Rate a/

- .1

190 -L27
76 1826
2l,096
92,2O5

69.170
35 r49L
33,679

162.382
63,551
20,26L
7 8 r57O

6L.4('j^7
32,056
29,351

157 .600
59 r25O
20,150
7 8,2OO

61 .400
31 r 600
29 ,8OO

- 776
- 343- 433

7 -1.

320 L.6

35 2

oo
20
60

5
I
1

1

61.059 54.400 54.300
L5 ,OL2 L2,4O7 11 ,45O
46 ro47 4L,993 42,85O

32.953 25.467 24.700
20, L60 15,601 14,9OO
L2,793 9,866 9,8OO

14,7 44 18 r546 20,5OO

17 1299 L6,489 16,700

6rg8g 8,28L g,4OO

75
75

-1.1
-I.9
-o

- 1.3
.3

-15
- 160

140

- 2.6
-2.6
-2.6

-L20
- 110
-10

- 749
- 4s6
- 293

666
26L
405

380

81

139

a;

.2

5
7
1

180 2.O

al Percentage derived through the use of a formula a designed to calculate the rate of change
on a compound basis.

bl Estimates are rounded and may not add to totals.

sources: 195o and l95o censuses of population.
1966 estimated by Housing Market Analyst.



Table V

Household Trends in Communitv Areas
Wilkes-Barre--Hazleton. Pennvlvania. SMSA

1950. 1960. 1966

Number of households Averaee annual chanqes
1950- 1960 L960-t966

Number 4 Pct..! Number d Pct. g

-9L -.1 300 .3

Communitv areas

SI4SA total

Wilkes-Barre area
Wi lkes-Barre
Kingston
Remainder

Hazleton area
Hazleton
Remainder

Pittston area
Pittston
Remainder

Nanticoke area
Nanticoke
Remainder

Back Mountain area

Shickshinny area

Mountain Top area

105.663 105.755

Apri 1

1950

52.O9L
2L,056

6 1224
24,BLL

Apri 1

19 60

50.140
19 ,7 59
6r5O1

23 ,88O

June
L966

107 .600

50. 150
19,3O0

6 ,550
24r3OO

19 .400
10,25O
9,150

16.250
3,5OO

L2,7 50

8. 200
5 r3OO
2r9OO

- 19s
- 130

28
-93

35
29

6

-5
24
19

-91
-59
-32

-'7
.2

- 1.O
- 1.O
- 1.O

-75
10
70

s5
-20
75

-10
5

4
6
4
4

2

3
1

.4

.1

.3

,4
.3
.5

.4

.5
o6

70
30
4s

18.607 18.955
9,782 10,O7O
8,825 8,885

15.94s 15.899
3,961 3,620

12,o84 L2,279

9 .L26 8.213
5,944 5,355
3,L82 2 1858

-,
.2

4rog8 5,269 5,77 5 lL7 2.6 80 1.5

4,gol 4,958 5, 2OO

1 ,895 2,321 2,625

6 1

43 2.O

40

50

.8

2.O

al Components may not add because of rounding.
bl Percentages derived through the use of a formula designed to calculate the rate of

change on a compound basis.

Sources: 195o and 196o censuses of Housing
1966 estimated by Housing Market Analyst.



Table VI

Components of the Houslng Inventory
Wilkes-Barre--Hazl6 Pennsvlvania. SI"ISA

April 1950-June 1966

Avera ge annual chanses

Tenure and vacancv

Totat houslng lnventory

Occupled housing units
Onner occupled

Percent of all occupled
RenEer occupied

Vacant houslng unite
Avallab1e vacant

For sale only
Homeownc,r vacancy rate

For rent
Renter vacancy rate

Other vacatrt

113.505 115.400

April
1950

April
1960

105. 755
66,759

63. 1

38,997

June
L966

107.600
69, 350

64.5
38,250

1950- 1950

1 10, 981

106.663
57,233

s3.6
49,430

4,318

NunberS./

252

-91
952

- 1,043

343
2L7

Pct ,b

2

43

L74 16.3

L27

1960- 1966
N"*b.;ffiL/

310

300
420

-t20

IO
-25
10

-3s - 1.6

3

632
2L9
.i&

4L3
.8%

3,685

7 .750
2.798

6t+4' L,O7"
2,L54

5.2"/"
4,952

7. 800
2,650

700
1.07.

1, 950
4.9%

5,150

-.1
1.1

- 1.0

8
9

!

5
L4
10

;302.9

.3

.6

-.3

.1
-.9
t.3

al
bl

Components may not add because ef rounding.
Percentages deri-ved through Ehe use of a formula destgned to calculate the rate
of change on a compound basls.

Sources: L950 and 1960 Censuses of Housing.
1966 estinated by llousing l,tarkeC=Analyst.



Table VII

PrlvaEe Housins Units Au thorized bv Bulldins Permlts
1{i Lkes- Barre- -Haz leton. Pennsvlvanla. SMSA

1960- 1966

Number of unlts

1960 1961 L962 1963 L964 L96s 1965 L966

340 294 3 t2 345 100

First four ruonLhs

Area

SMSA EoIal
S ing I e- fami ly
Two- uni t
Ihree- or- more

uni t

Coyngham Borough
Dallas Borough
Exeter Townshlp
Forty ForE Borough
FreeLand Borough
Hanover Township
Haz leton
Hughestown Borough

Jackson Townshlp
KingsEon Borough
KingsEon Township
Nantlcoke
l{escopeck Borough
Pi t ts Eon
PitEston Townshlp
Plymouth Borough
Plymouth Townshlp

Sugarloaf Townshlp
Sugar Nctch Borough
'trlest l{az leton Borough
'West PitEston Borough
West Wyomlng Borough
Idhite Haven Borough
'LIi lkes- Barre
I{yoming Borough

253fr
4

o

NA
9

32
7
2

50
43

o

9
L2
26
lo
o
1

0
NA

o

260ffi
5

NA

t2
15
10

2

22
57

I

7
l2
33

7
2

5

NA
o
o

NA
o

L4
6

r4
o

34
7

320
4

273
l2

290
22

28L
L2

92
o

72
Tz

2

4L69O52 88

13
10
15
26
l2
25
59
o

7
2

2

o
o
7
o
o

i
24

4
6

o
3
J
3

NA

i3
7

TI
L

3
28
34

2

15
10
L2

2

2

35
39

3

to
L4
32

8
o
9

2

1

2

8
L7
33
19
I

t2
o
1

3

7
24
19
l2
o
5
5
9

5

15
I
8

7
I

37
64
o

4
40
r9
li

2

to
4
7

NA

7
1

o
I
o
7
8
o

o
l5
t2
o
o
1

2

3
NA

o
o
o
2
I
t

t1
0

1

l7
o
4
5
9
o

62
l1

9
o
6
7

l2
I

36
LC

NA
o

NA

8
4
o

38
2

11
o

1t
15
24
o

32
9

13
2

7
7

16
4

54
24

6
0
3
1

4
o
7
l

Sources: U.S. Bureau of the Census, C-40 Construction Reports; Pennsylvanla
Butlding Reports; and local buildlng records.
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